
APPLICATION NO: 19/2017/FUL 
 
DATE OF APPLICATION: 23 December 2019 
 
STATUTORY START DATE: 23 December 2019 
 
SITE LOCATION 
Gasworks Cottage, 2 Station Road, Borehamwood, Hertfordshire, WD6 1DF 
 
DEVELOPMENT 
Demolition of existing cottage and erection of a 4-storey building comprising 2 x 3-
bedroom dwellings & 7 flats (1 x 3-bedrooms, 5 x 2-bedrooms, 1 x 1-bedrooms). 
 
 
AGENT  APPLICANT 
Maddox Associates 
68 Hanbury Street 
London 
E1 5JL 
 

Mr Landesberg and Hyman 
12 Capital Business Park  
Manor Way 
Borehamwood, Hertfordshire, WD6 1GW 
 

     
WARD:  Borehamwood Hillside  
GREEN BELT:  No 
CONSERVATION AREA:  No 
LISTED BUILDING:  No 
TREE PRESERVATION ORDER:  No 
 
 
REASONS FOR COMMITTEE CONSIDERATION 

This would be a development exceeding the threshold of delegated authority in the 

Council’s constitution.  

 

1.0   SUMMARY OF RECOMMENDATION 

Grant planning permission, subject to conditions which are listed at the end of 

this report.   

 

 

2.0   SITE AND SURROUNDINGS 

2.1  The site is a vacant house, known as Gasworks Cottage, at 2 Station Road.  It 

was once associated with the gasworks that included two large gas-holders to 

the north; but they have been removed and a major development of 78 flats 

was completed at the end of last year by developers St William on the land 

that the gas-holders occupied.  Gasworks Cottage is now a separate site in 

different ownership, and it is the last remnant of the former gasworks.  The 

whole of the former gasworks site was cleaned by National Grid Gas 

Distribution (now called Cadent) in 2012 to remediate any contaminated soil.   

 



2.2 Gasworks Cottage has been unoccupied since 2012 and it is now in a derelict 

condition.  It is built of London stock bricks.  The plot is approximately square 

and is surrounded by a perimeter wall and fences.  The small garden is 

overgrown with weeds.  There is a detached garage, which is accessed from 

the end of Station Road.   

 

2.3 Although its address is on Station Road, this house is an anomaly which does 

not relate well to any of the three streets that terminate here, which are 

Station Road, Coleridge Way and Shelley Close.  This house does not appear 

to face in any particular direction, and it is difficult to tell at first glance where 

its entrance door is, or which elevation is meant to be its “front”.   

 

2.4 The street-scene here is confusing, with groups of buildings facing in different 

directions, and with three streets (Coleridge Way, Shelley Close and Station 

Road) all terminating here but failing to properly connect with each other.  

Gasworks Cottage is an anomaly, being smaller, older and shabbier than any 

of the surrounding buildings, which are a mixture of modern blocks of flats and 

modern terraced houses.  The reason why Gasworks Cottage does not relate 

well to any of the streets around it is that most of them did not exist when it 

was built.  The network of streets nearby that are named after poets was built 

soon after the millennium on land that was previously occupied by the Fire 

Research Station (planning permission TP/00/1302 for 277 houses was 

granted in 2003).  Only Station Road would have existed when Gasworks 

Cottage was built.   

 

2.5 On either side of Gasworks Cottage, pedestrian alleys run approximately 

north-south.  The alley to the west of the site connects the end of Coleridge 

Way to the end of Station Road, and bollards across the alley prevent 

vehicles from passing between those two streets.  This alley is private land 

which belongs to the applicants; it forms part of the site (extending as far 

north as the vehicular entrance to Oakwood House) but there is no proposal 

to build on it.  Despite being private land, it has long been used as a footpath 

by the general public, being the only direct pedestrian route from Coleridge 

Way to the station.  It is not designated by Hertfordshire County Council as a 

public footpath or a public right of way; but under Common Law a route that 

has been in regular use as a footpath by the public, where the owners would 

have been aware of that use but they have not prohibited it or attempted to 

prevent it, is liable to be regarded as having become a de facto public right of 

way through established use.  It has recently been resurfaced and a raised 

footway has been introduced.  The other alley, to the east of the site, is a 

landscaped footpath (5m wide including its shrubbery) connecting the end of 

Coleridge Way with Shelley Close.  This alley is adopted by Hertfordshire 

County Council as an adjunct to the public highway.   

 



2.6 Borehamwood Station and the town centre are located a few minutes’ walk 

from the site via Station Road.  This is not a Conservation Area, and there are 

no locally or nationally listed buildings nearby.  There are no significant trees 

on or near the site.   

 
2.7 The Proposals Map (sub-map L) of the Hertsmere Local Plan (Site Allocations 

and Development Management Policies Plan 2016) shows this site as lying 
between two sites that were allocated for major residential developments.  
One is Housing Allocation Site H2 to the North of the site - this is the recently 
completed development of 78 flats in two blocks (Wesley House and Millar 
House) of 4, 5 and 6 storeys by St William.  The other is Housing Allocation 
Site H3 to the south-west of the site, which is the development now underway 
by Taylor Wimpey on former wasteland beside the railway.  If Gasworks 
Cottage had been included in the Local Plan’s housing allocation it would 
have joined those two to form a single housing allocation site, but it is not 
known why that was not done.  The most likely explanation for this “missing 
link” is that when the current Local Plan was adopted it might have been 
considered improbable that this site would come forward for development 
within the plan-making period - which is a necessary criterion for the 
designation of a housing allocation site in a Local Plan.   

 
 
3.0  THE PROPOSAL 

3.1   The proposal is to demolish the existing two storey house, and to erect a four 
storey block of nine flats.  It would have a flat roof, which would be a “green 
roof” (i.e. clad in living sedum plants).  It would front onto the turning head at 
the end of Coleridge Way, and it would have eight parking spaces: seven of 
which would be on its forecourt, with the eighth being at the northern end of 
the side alley, which (although it has long been used informally by the public 
as a footpath) is private land belonging to the applicants and forming part of 
the application site.  There is to be a bicycle store inside the building, and a 
refuse bin store in an external compound.   

 
3.2 Two of the dwellings could be called maisonettes because they are to be 

duplex units (with 3 bedrooms each) with their own entrance doors onto the 
side alley.  The other seven dwellings would be flats of varying sizes (1 x 3-
bedrooms, 5 x 2-bedrooms and 1 x 1-bedroom) all accessed via a communal 
front entrance onto Coleridge Way.   

 
3.3 Although the alley to the west of the existing house, which connects Coleridge 

Way to Station Road, is included within the boundary of the application site 
(being private land that belongs to the applicants) there is no proposal to build 
on it, nor to prevent the public from walking down this alley - as they have 
done for several years.  One car parking space is proposed at the northern 
end of the alley.  When this second application was submitted it included a 
proposal to introduce landscaping features such as trees and benches within 
the alley; but (acting on advice from the planning officer) the applicants have 
since (on 31.01.2020) submitted amended plans on which that idea has been 
abandoned, so as to maintain an unobstructed passage for pedestrians.   



 

 

4.0 DIFFERENCES FROM THE PREVIOUS APPLICATION (19/0819/FUL) 

4.1 The previous application 19/0819/FUL was considered by the Planning 

Committee at their meeting of September 2019.  The planning officer’s 

recommendation was that planning permission be granted, but that 

recommendation was overturned when the committee voted to refuse 

permission for one reason: which was that Members considered the off-street 

parking provision to be inadequate.  The decision notice (refusal) was issued 

on 19.09.2019.  The sole reason for refusal was as follows:  

 
The application does not meet the requirements of the National Planning 
Policy Framework (2019), nor does it comply with Policy CS25 (Accessibility 
and Parking) of the Hertsmere Local Plan Core Strategy (adopted 2013) or 
with Policy SADM40 (Highway and Access Criteria for New Development) of 
the Hertsmere Local Plan Site Allocations and Development Management 
Policies Plan (adopted 2016), nor with the guidance that is set out in the 
Parking Standards supplementary planning document (adopted 2014), as the 
proposal does not provide the 9 car parking spaces that are required.  This is 
likely to result in severe impacts on the local highways as regards displaced 
vehicle parking and vehicular movements. 

 

4.2 In December 2019 the Planning Inspectorate registered an appeal against the 

Council’s refusal of that application (appeal ref APP/N1920/W/19/3239980).  

The appellants have applied to the Inspectorate for an award of costs on the 

grounds that they consider the Council to have acted unreasonably.  The 

appeal is pending.  Members will be informed when the Planning Inspectorate 

has issued its decision.  It is unlikely to have done so by the time this second 

application is considered by the Planning Committee.   

 

4.3 The second application (19/2017/FUL which is the subject of this report) was 

submitted on 23.12.2019.  It is generally similar to the first application, but 

there are some differences on the ground floor, on the forecourt, and in the 

side alley.  These changes are a result of the applicants’ attempts to address 

the reason for which their first application was refused – which was an 

insufficiency of parking spaces.   

 

4.4 Two more parking spaces are proposed in this application.  The previous 

application had six spaces for the nine flats, whereas this application 

proposes eight spaces for the nine flats.  One of the extra spaces has been 

included on the forecourt, and the other is to be located at the northern end of 

the side alley.  The applicants have made room for the additional parking 

space on the forecourt firstly by proposing that the overhanging upper floors 

will be cantilevered, thereby removing the need for supporting pillars, and 

secondly by proposing that the cycle store will be inside the building rather 



than in a compound on the forecourt.  This internal cycle store will result in 

Flat 3’s living / kitchen / dining room being smaller than in the previous 

scheme.   

 

 

5.0 Key Characteristics  

 

Site Area 544 square metres = 0.0544 hectares 

Density 9 dwellings divided by 0.0544 ha = 165  
165 dwellings per hectare    

Mix All C2 (residential).  9 dwellings.  Comprising:  

1 x 3-bedroom, 5 x 2-bedrooms, 1 x 1-bedroom 

Dimensions Height: 12.2m  (4 storeys with a flat roof) 

Width: 20m 

Depth: 14m 

Car Parking Spaces 8 spaces (for 9 flats).  7 of those to be on the forecourt, 

accessed from Coleridge Way, and these will include 1 

disabled space and an electric vehicle charging point.  

The eighth space to be on the side alley, at its northern 

end: accessed from Station Road.   

 

 

6.0  RELEVANT PLANNING HISTORY 

6.1 The table below shows the planning history for this site at Gasworks Cottage, 
2 Station Road.   

 
6.2 Note that the adjacent site to the north, on which the two gasometers once 

stood, is in separate ownership.  A redevelopment of that site was completed 
last year (2019): it is a development of 78 flats in two blocks of 4, 5 and 6 
storeys by developers St William, under planning permission 16/1932/FUL (as 
amended by 18/0164/MA and 18/1015/VOC).  It was designated as Housing 
Allocations Site H2 in the Local Plan.   

 
6.3 Another development, of 43 dwellings, that is being built nearby by Taylor 

Wimpey, is under planning permission 14/1111/FUL (as varied by 
18/1162/VOC).  That is on land between the railway cutting and the rear 
gardens of houses on Coleridge Way (Housing Allocations Site H3 in the 
Local Plan).   

 
6.4 Taylor Wimpey have recently added an extra pair of linked apartment 

buildings to their scheme on the northernmost part of their site, which runs 
behind Oakwood House and Prestige House.  That is a development of an 
additional 18 flats under planning permission 18/2318/FUL, which was 
approved by the Planning Committee at its meeting of December 2019.   

 
 



Reference  Description Outcome and date 

TP/82/0510 Use as a builders’ yard. 
 

Approval 
9 September 1982 

TP/82/0801 Ground floor extension, two storey 
extension and change of use to 
builders’ yard (residential 
accommodation retained on first 
floor). 
 

Approval 
3 March 1983 

TP/83/0631 Change of use of first floor from 
residential to office.  
 

Approval 
13 October 1983 

TP/83/0661 Extension to offices  
 

Refuse Permission 
13 October 1983 

18/0193/PA Pre-application enquiry for a 
development of a new residential 
building to create 9 flats.   

A letter of pre-application 
advice was sent on 
29.01.2019, suggesting 
various amendments to the 
design that had been 
submitted.   
 

Application ref:  
19/0819/FUL 
 
Appeal ref at 
PINS:  
APP/N1920/W
/19/3239980  
 
Appeal ref at 
HBC:  
19/0068/APP 
 

Demolition of existing cottage and 
erection of a 4-storey building 
comprising 2 x 3-bed dwellings & 7 
flats (1 x 3-bed, 5 x 2-bed, 1 x 1-bed) 
with 6 parking spaces and associated 
refuse and cycle stores. 
 

Refuse Permission 
19 September 2019 
 
An appeal against that 
refusal is pending with the 
Planning Inspectorate.  The 
appeal is unlikely to be 
determined by the 
Inspectorate until the spring 
of 2020.  
 
 

 
 
7.0 CONSULTATION & RESPONSES 
 
7.1 Notices  

Site Notice put up on 8th January 2020; expiry date: 29th January 2020.   
No press notice was required.   

 
7.2 Summary of consultation responses  

The first table below is a list of those consultees who were notified of the 
application.  The second table provides details of the responses that have 
been received from them.   

 

Consultee Date Consulted 

Elstree & Borehamwood Residents Association 30 December 2019 

Elstree & Borehamwood Town Council 30 December 2019 

Environmental Health & Licensing 30 December 2019 



Consultee Date Consulted 

Health & Safety Executive 30 December 2019 

Housing 30 December 2019 

CIL 30 December 2019 

Tree Officer 30 December 2019 

CPZ - Parking Operations 30 December 2019 

Drainage Services 30 December 2019 

Highways 30 December 2019 

Cadent Gas Limited  (previously called National Grid Co. 
Plc ) 

30 December 2019 

Senior Traffic Engineer 30 December 2019 

Herts County Council Planning Obligations Officer 30 December 2019 

EDF Energy Networks 30 December 2019 

Thames Water Development Planning 30 December 2019 

Affinity Water Limited 30 December 2019 

Herts County Council Spatial Planning & Economy Unit 8 January 2020 

 
 
The following table sets out the responses that were received from those 
consultees.  Short responses are reproduced verbatim, while longer responses are 
summarised but their full text is published on the Council’s website.   
 

Consultees Response 

Environmental 
Health & Licensing 
Hertsmere Borough 
Council  
 

A response was received on 20.01.2020 from the 
Environmental Health department’s Contaminated Land 
Officer. 
VERBATIM: 
 
Environmental Health has reviewed the documents submitted 
for this application and has the following 
comments to make: 
 
Environmental Health were informed of the voluntary 
remediation of 2 Gas Cottages, Station Road, Borehamwood 
back in February 2012 by National Grid Property Holdings 
Limited. Environmental improvement works were formulated to 
remove potentially environmental liability to a level at which 
the site would be suitable for existing residential end use in 
line with National Grid objectives. The remediation was 
undertaken on a voluntary basis as part of an ongoing 
programme of environmental improvement works for gasworks 
sites owned by National Grid. Planning permission was not 
required for these remediation works.  The validation report 
submitted to the Environmental Health department by the 
National Grid detailed that any future development at the site 
would need to consider: 
 
Residential tenant occupying the site. Private services 
servicing the property; the below ground culvert and storm 



water drain; LP gas mains crossing the site in the south 
eastern corner; and LP gas main and gas siphon valves 
present in the south western portion of the site. 
 
For this planning application the applicant has submitted a site 
investigation to the planning department. The site investigation 
report undertaken by Jomas Associates Ltd dated 27 February 
2018 details that the site proposal indicates that the entirety of 
the site will remain covered by a combination of the proposed 
building footprint and hard surfacing. While this is the case, no 
formal remedial measures are considered necessary in terms 
of human health, as the building and hard surfacing are 
expected to provide a barrier to potential receptors. If any 
areas of soft landscaping are subsequently proposed it would 
be necessary to replace the soils with approximately 450mm 
of imported clean topsoil, placed on a geotextile membrane.  
The soil results also indicate that upgraded water supply 
pipework will be required.  Therefore if soft landscaping is 
proposed remedial measures will be required and barrier 
water pipework needs to be installed. Therefore a remediation 
condition will be required to cover these two aspects. 
 
Any surface water drainage scheme should ensure that it is 
sealed to prevent contact with any contaminants left in situ 
before discharging in the local nearby watercourse. 
 

Health & Safety 
Executive  
 

PLANNING OFFICER’S NOTE:  
 
HSE use a computerised system to produce automated 
responses to applications on planning consultations that are 
within areas designated as being potentially hazardous.  
There is no human involvement in their response.  In this 
case, because the site was formerly part of a gasworks, there 
was a requirement to consult the HSE.  Their automated 
response (their ref: HSL-200122151740-71) was an objection 
to the proposed development.  The planning officer has since 
spoken with the HSE and established that this automated 
objection was generated because the HSE’s records were out 
of date: they did not register that the gasworks no longer exist.   
 
The Council has since submitted evidence to the HSE on this 
issue, and on 4th Feb 2020 the HSE wrote to confirm that the 
site of the former Elstree Gas Holder Station has now been 
removed from their Planning Advice Web App, that the site no 
longer falls within an HSE Consultation Zone, that there is no 
need to consult them in future on applications here, and that 
they have no further comments to make.   
 

Elstree & 
Borehamwood 

A response was received on 24.01.2020 
VERBATIM: 



Town Council 
 

 
At its meeting on 21 January 2020 the Environment and 
Planning Committee commented that the application was 
over-development and raised concerns about lack of amenity 
space and parking.   
 

CPZ - Parking 
Operations 
Hertsmere Borough 
Council  
 

A response was received on 24.01.2020 
VERBATIM: 
 
The proposed development is within a controlled parking zone 
but there are no resident parking permit bays situated within 
Station Road, Borehamwood.  If there were, the new 
residential development would not be entitled to apply for 
parking permits to park in the Station Road or the surrounding 
on-street controlled parking area.   
 

Drainage Services 
Hertsmere Borough 
Council  

A response was received on 06.01.2020 
VERBATIM: 
 
Please apply planning condition CG01, standard drainage 
condition, and CG02, Drainage Impact Study, to this 
application. 
 
There is an Ordinary Watercourse running parallel to the 
application sites northern boundary before turning to flow 
northwards away from the site. This watercourse is not 
mentioned in Ardent Consulting Engineers Utilities and 
Servicing Statement Report Ref:180780-01 dated May 2018. 
HBC Land Drainage Byelaws 1998 apply:  no building works 
within 9m of the watercourse. HCC as Lead Local Flood 
Authority may wish to comment on this development and the 
proximity to the watercourse.  
 

Tree Officer 
Hertsmere Borough 
Council  
 

A response was received on 08.01.2020 
VERBATIM: 
 
The proposal requires the removal of all trees on site. These 
trees are generally of low amenity value due to their age, size 
and condition. The scheme suggests new planting will be 
undertaken as part of the sites landscaping. This provides an 
opportunity to plant trees that will offer higher amenity value, 
greater biodiversity potential and be more suited to the 
location. 
No objections are raised to the proposal on the basis that the 
tree removal will be mitigated by replanting. 
 
PLANNING OFFICER’S NOTE: 
There seems to be a misunderstanding here.  There are no 
trees on the site, although (the site having long been 
unoccupied) there are some weeds, brambles and low 



bushes.  There is a small tree nearby on the other side of the 
alley, but that belongs to the neighbouring flats at Oakwood 
House.  Although some landscaping works were proposed 
with this second application initially, the applicants have 
amended their proposal to delete those features (acting on 
advice from the Council) as they would have obstructed the 
flow of pedestrians down the side alley - which is used as a de 
facto footpath by the public.  It should also be noted that the 
Environmental Health department’s Contaminated Land 
Officer (see her comments above) has advised against 
incorporating any soft landscaping (unless special precautions 
are taken) so as to ensure that any contaminants that might 
remain in the soil from the site’s former use as a gasworks 
(notwithstanding the remediation work that has been done) 
are not washed into the culverted watercourse behind the site.   
 

Highways Service  
Hertfordshire 
County Council  
 

Comments were received on 14.01.2020 
SUMMARY:  
 
Long dropped kerbs are normally not considered acceptable, 
but in this case there will be few passing pedestrians so this 
does not amount to a reason for refusal.   
The number of vehicular trips generated along Coleridge Way 
would be small and its impact on the road network will be 
minimal.  It is not considered likely that the development would 
be detrimental to highway safety or the free flow of traffic.  The 
Highway Authority has no objection, but they request that a 
pre-commencement condition be applied requiring the 
submission of a Construction Management Plan.  They 
suggest that informative notes be applied to remind the 
developer of the need for a Section 278 agreement for any 
works affecting the public highway, and that it is an offence to 
obstruct the public highway with their consent, and that mud or 
debris should not be deposited on the public highway.    
 

Cadent Gas Limited  
(Previously called 
National Grid 
Company Plc ) 
 

A response was received on 30.12.2019 
SUMMARY:  
 
There is gas apparatus in the vicinity of the site.   
 

Thames Water 
Development 
Planning 
 

A response was received on 31.12.2019 
VERBATIM:  
 
Waste Comments 
With regard to SURFACE WATER drainage, Thames Water 
would advise that if the developer follows the sequential 
approach to the disposal of surface water we would have no 
objection. Where the developer proposes to discharge to a 
public sewer, prior approval from Thames Water Developer 
Services will be required. Should you require further 



information please refer to our website:  
https://developers.thameswater.co.uk/Developing-a-large-
site/Apply-and-pay-for-services/Wastewaterservices 
 
The proposed development is located within 15 metres of a 
strategic sewer. Thames Water requests the following 
condition to be added to any planning permission:  
"No piling shall take place until a PILING METHOD 
STATEMENT (detailing the depth and type of piling to be 
undertaken and the methodology by which such piling will be 
carried out, including measures to prevent and minimise the 
potential for damage to subsurface sewerage infrastructure, 
and the programme for the works) has been submitted to and 
approved in writing by the local planning authority in 
consultation with Thames Water. Any piling must be 
undertaken in accordance with the terms of the approved 
piling method statement."  
Reason: The proposed works will be in close proximity to 
underground sewerage utility infrastructure. Piling has the 
potential to significantly impact / cause failure of local 
underground sewerage utility infrastructure.  
 
Please read our guide 'working near our assets' to ensure 
your workings will be in line with the necessary processes you 
need to follow if you're considering working above or near our 
pipes or other structures. 
https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-yourdevelopment/Working-near-or-diverting-our-
pipes. Should you require further information please contact 
Thames Water.  
Email: developer.services@thameswater.co.uk  
Phone: 0800 009 3921 (Monday to Friday, 8am to 5pm)  
Write to: Thames Water Developer Services, Clearwater 
Court, Vastern Road, Reading, Berkshire RG1 8DB  
 
There are public sewers crossing or close to your 
development. If you're planning significant work near our 
sewers, it's important that you minimize the risk of damage. 
We'll need to check that your development doesn't limit repair 
or maintenance activities, or inhibit the services we provide in 
any other way. The applicant is advised to read our guide 
working near or diverting our pipes. 
https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-nearor- 
diverting-our-pipes.  
 
Thames Water would advise that with regard to WASTE 
WATER NETWORK and SEWAGE TREATMENT WORKS 
infrastructure capacity, we would not have any objection to the 
above planning application, based on the information 

https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewaterservices
mailto:developer.services@thameswater.co.uk


provided. 
 
Water Comments 
With regard to water supply, this comes within the area 
covered by the Affinity Water Company. For your information 
the address to write to is - Affinity Water Company The Hub, 
Tamblin Way, Hatfield, Herts, AL10 9EZ - Tel 0845 782 3333.  
 

Planning 
Obligations Officer 
(Growth & 
Infrastructure team) 
Hertfordshire 
County Council  

A response was received on 30.12.2019 
VERBATIM:  
 
Thank you for your consultation on the above-mentioned 
application, I am writing in respect of planning obligations 
sought towards education, childcare, library and youth 
services to minimise the impact of development on 
Hertfordshire County Council Services for the local 
community.  Based on the information to date for the Location 
of Works: Gasworks Cottage, 2 Station Road, Borehamwood, 
Hertfordshire, WD6 1DF Description: Demolition of existing 
cottage and erection of a 4-storey building comprising 2 x 3-
bed dwellings & 7 flats (1 x 3-bed, 5 x 2-bed, 1 x 1-bed) with 8 
parking spaces and associated refuse and cycle stores. 
Revised application to 19/0819/FUL, we will not be seeking 
financial contributions as this development is situated within 
Hertsmere's CIL Zone and does not fall within any of the CIL 
Reg123 exclusions.  We therefore have no further comment 
on behalf of these services although you may be contact 
separately by our Highways Department.  Please note that this 
does not cover the provision of fire hydrants and we may 
contact you separately regarding a specific and demonstrated 
need in respect of that provision.  
 

 
 
7.3 Neighbour responses  
 

In Support Against Comments Neighbours 
Notified 

Contributors 
Received 

0 6 0 39 6 

 
 
7.4 Consultation letters were sent to 39 neighbouring premises.  A site notice was 

put up on 08.01.2020.  For an application of this type there was no need for a 
press notice.  

 
7.5 The following table is a summary of the points that have been raised by 

members of the public in their responses:  
 
 
 



Comments from public 
(summarised) 

Planning officer’s response  

During the construction works the 
footpath to the station might be 
closed, which would inconvenience 
many local people.   
 

A condition should be applied to ensure that 
the alley remains open to pedestrians during 
the works.   
 

Eight car parking spaces is 
insufficient provision for nine flats.  
Some residents would not have a 
parking space, and neither would 
visitors have parking spaces.  There 
are parking restrictions on local 
streets and the few parking bays 
that are located nearby are always 
full in the evenings, so there is 
nowhere else for the new residents 
of the development to park.  This 
shortage of on-street parking space 
is already causing existing local 
residents to park in illegal and 
dangerous places, and this problem 
could be exacerbated by the 
development.  It could prevent 
emergency vehicles from reaching 
the site.  While it is true that there is 
a station nearby, that does not 
mean that it would be realistic to 
have fewer than two parking spaces 
per dwelling.   
 

One of the nine flats would not have a parking 
space, and therefore would not be suitable for 
car owners; but this site is ideally located for 
car-free living, given how close it is to 
Borehamwood Station and the town centre.  
There are double yellow lines on the street 
outside this development, and a Controlled 
Parking Zone (to which residents of this 
development would not be entitled to claim 
permits) covers the surrounding streets at 
certain times (in addition to single and double 
yellow lines).  
 
 

9 flats is too dense a development 
for a site of this size.  6 flats might 
have been more appropriate.  This 
proposal means that the site could 
accommodate up to 29 people, 
whereas previously it was a single 
house.  This is over-intensification 
of the site.  It could lead to higher 
levels of noise affecting neighbours.   
 

Assuming a couple in a main bedroom and 
one dependent in other bedrooms, the likely 
number of residents would indeed be 29.   
This development will be slightly lower than 
the existing adjacent block of flats at Oakwood 
House, and much lower (4 storeys rather than 
6) than the new block at Millar House to the 
rear; and all 9 of the proposed flats would 
meet or exceed the national internal space 
standards.  It is therefore considered that the 
proposed density of development is 
acceptable.  A principle of good town planning 
and the efficient use of land is that 
development should be denser where it is 
close to public transport such as train stations 
and close to town centres (as in this case) and 
less dense in more remote areas (Policy CS1 
of the Hertsmere Local Plan Core Strategy 
2013).   



 

A four storey building would be out 
of keeping with the character of the 
area, as the neighbouring premises 
are only two storeys high.  It would 
be visually overbearing towards its 
neighbours.   
 

The houses on the “Poets Estate” are typically 
2 or 3 storeys, but the neighbouring block of 
flats to the left of the site at Oakwood House 
is 4 storeys tall (including its attic floor) and its 
roof is slightly taller than the proposed 
development would be.  Millar House, is a 
new block of flats behind this site which is 6 
storeys tall.  Millar House and Wesley House 
(the two blocks which were recently built to the 
north of this site) have flat roofs, and are of a 
similar architectural style to that which is 
proposed in this case.   
 

Houses on Coleridge Way might be 
overshadowed by the development. 
 

The development would be to the North of 
most of the houses on Coleridge Way, so it 
will cast no shadow in that direction.  Only 75-
76 Coleridge Way would lie to the east of the 
site, and the potential for overshadowing of 
those two houses would apply only to their 
front drives and front windows, and only in the 
evenings.   
 

Residents are tired of living near 
building sites, and fear that another 
such site will cause further 
disruption. Noise, dust and the 
parking of contractors’ vehicles are 
all matters of concern.   
 

There have been two major developments 
underway nearby for some time - both being 
on sites allocated for major housing 
developments in the Local Plan.  One is the 
Taylor Wimpey development on Housing 
Allocations Site H3 (former wasteland 
alongside the railway, which is accessed from 
the turning head of Coleridge Way) which is 
still underway; and the other is the St William 
development on Housing Allocations Site H2 
(the former gas holders site) on Station Road, 
which has recently been completed.  While it 
is understandable that local residents are tired 
of living near building sites, this is not a valid 
reason for the refusal of planning permission 
for other developments.  If unreasonable 
disturbance were to arise from any building 
site, the Council’s Environmental Health 
service would have powers to take action 
against it.   
 

Overlooking has only been 
addressed on the Shelley Road side 
of the development – not on the 
side facing Coleridge Way.  A 
resident of 75 Coleridge Way fears 
that his windows would be 

The separation distance between the front 
windows of the development and the rear 
windows of the houses opposite will be 23m.  
The Planning & Design Guide (unadopted) 
SPD (adopted 2013) suggests that, to prevent 
unreasonable overlooking of rear windows at 



overlooked. 
 

close quarters, minimum separation distances 
should be at least 20m.   
75 Coleridge Way is not opposite the site but 
rather it is at right angles to it, as it is one of 
the semi-detached pair of houses on the side 
of the turning head.  Only its front would be 
seen from the development, and the front of a 
house is its public aspect.  The development 
would stand at 90 degrees to number 75 so its 
front windows would not face that neighbour.  
The side windows of the development are to 
be obscurely glazed. 
 

A resident of 75 Coleridge Way 
worries that access to their front 
drive might be blocked during 
construction work. 
 

75 is the left half of the semi-detached pair of 
houses at the end of the street’s turning head.  
The entire turning head is lined by double 
yellow lines to prohibit parking at any time, 
and these restrictions apply to builder’s 
vehicles as much as they do to any other 
vehicles.  Planning permission does not entitle 
developers to obstruct a public highway.  It is 
an offence to obstruct a public highway, 
unless a licence has been obtained from the 
highway authority (Herts County Council).  
The planning officer has visited the site 
several times in recent months, and has never 
seen the turning head of Coleridge Way 
obstructed by vehicles from the Taylor 
Wimpey site, nor by any other vehicles.   
 

The bin store would be 6.7m from 
the neighbour at 75 Coleridge Way, 
and they fear that they could be 
affected by odours or rodents. 
 

Most people live only a few metres away from 
their neighbours’ rubbish bins.  This is normal 
even in the case of detached houses.  If bins 
are properly used there is no reason why 
odours or rodents should be a problem; and if 
such problems were to arise through careless 
use the Councils Environmental Health 
service would have powers to address the 
issue.   
 

The refuse collection lorry would 
have to visit this development once 
a week to collect its rubbish.  Such 
a lorry would be noisy and it would 
disturb neighbours.   
 

A refuse collection lorry already visits the 
houses at this end of the street once a week.  
The collection takes a few minutes.  There 
would be no difference to the existing 
situation.   

 
 

7.0 PLANNING POLICY CONTEXT  

 



7.1   National Policy / Guidance  

National Planning Policy Framework 2019  

Planning Practice Guidance   

 

7.2  The Development Plan  
The Hertsmere Local Plan comprising the following three documents: 
 

 Core Strategy (adopted 2013) 

 Site Allocations and Development Management Policies Plan (adopted 2016) 

 Elstree Way Corridor Area Action Plan (adopted 2015)  

 
The following County Council documents also form parts of the Development 
Plan: 
 

 Hertfordshire Minerals Local Plan Review 2002-2016 (adopted March 2007) 

 Hertfordshire Waste Core Strategy & Development Management Policies 

(adopted November 2012) 

 Hertfordshire Waste Site Allocations Document (adopted July 2014)  

 
Relevant policies from the Hertsmere Local Plan:  

 

Core Strategy 2013:   

SP1 Creating sustainable development  

CS8 Scale and distribution of employment land 

CS10 Land use within employment areas 

CS16 Environmental impact of new development 

CS17 Energy and CO2 reductions 

CS18 Access to services 

CS19 Key community facilities 

CS22 Securing a high quality and accessible environment 

CS24 Development and accessibility to services and employment 

CS25 Accessibility and parking 

CS26 Promoting alternatives to the car 

SP2 Presumption in favour of sustainable development  

 

Site Allocations and Development Management Policies Plan 2016:  

SADM5 Employment areas 

SADM10 Biodiversity and habitats 

SADM12 Trees landscaping and development  

SADM19 Waste storage in new development  

SADM20 Environmental pollution and development 

SADM30 Design principles 

SADM40 Highway access criteria for new developments  



 

Supplementary Planning Documents (SPDs): 

Parking Standards SPD (adopted 2014) 

Planning and Design Guide SPD Part D: Guidelines for Development (consultation 

draft 2016, not yet adopted) 

 

 

8.0   ASSESSMENT  

 

8.1   Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that 

'If regard is to be had to the development plan for the purposes of any 

determination to be made under the Planning Acts, the determination must be 

made in accordance with the development plan unless material consideration 

indicate otherwise'. 

 

 
8.2 Demolition of the existing building 
8.3 The existing vacant house that stands on the site is neither nationally nor 

locally listed, and it is not located in a Conservation Area.  It is in a derelict 
condition, its grounds are overgrown, and it is not considered to be of any 
architectural or historic interest.  Being smaller and older than its modern 
neighbours, it appears anomalous in the street-scene.  It is the opinion of the 
Planning Officer that there is no reason to object to its removal.   

 
8.4 However members of the Planning Committee should be aware that the 

Elstree and Borehamwood Town Council were of the contrary opinion when 
they objected to the previous application, writing that they considered this 
building to be “an iconic and historic local landmark”.  They have not repeated 
that assertion in the shorter representation that they submitted in this case – 
they are again objecting, but not this time on the grounds of the loss of the 
existing building.   

 
 
8.5 Principal of the use as flats  
8.6 The site is a vacant house, so the proposal for a residential scheme would not 

constitute a change of use.  Since the early years of this century (when the 
277 houses of the “Poets Estate” replaced the Fire Research Station) this has 
been a residential area.  While that development consisted of houses, more 
recently modern blocks of flats have been built adjacent to this site at 
Oakwood House and further north on Station Road – most recently at the end 
of last year when work was completed on two large blocks of flats immediately 
to the north of this site at Millar House and Wesley House.   

 
8.7 The Council seek a mixture of housing types (policy CS7 does not apply to a 

development of only 9 units, but a varied mix is never the less to be 
encouraged) and a location such as this, being close to a station and to the 
Town Centre, is well suited to flats.  There are hundreds of houses on 
Coleridge Avenue and on other streets nearby to the East, so the loss of one 



house on this site is not considered problematic, given that the loss would be 
outweighed by the benefit of a net gain to the borough of eight dwellings.  The 
development would make more efficient use of the land.  The principle of a 
flatted development is considered acceptable on this site.   

 
 
8.8 Design, appearance and the character of the area  
8.9 The proposed building would face south, to front onto the turning head that 

forms the end of Coleridge Way.  This is clearly the best orientation because 
there is only one street that the development can address, which is Coleridge 
Way, and it is right that a building should front onto the street on which it is 
located, rather than turning its back or its flank to that street.  However it is 
worth noting that neighbouring premises are facing in various different 
directions, which makes for a complicated street-scene.   

 
8.10 The neighbours to the east are terraced houses at 17-23 Shelley Close, which 

face north, and the neighbours to the west are flats at Oakwood House which 
also face north, whereas the proposed development would stand between 
them and would face south.  As regards the neighbouring houses opposite at 
79-85 Coleridge Way, those face south, meaning that the front of the 
proposed development would face the rear boundaries of those houses; 
whereas normally one would expect opposite neighbours to have their front 
elevations facing inwards towards each other.   

 
8.11 The consequence is that the street-scene seems incoherent, with this end of 

Coleridge Way currently being little more than a turning head - although it will 
take on a more important role in the future as it will be the entrance to the 
Taylor Wimpey development at Housing Allocation site H3.  It would benefit 
the street-scene if this end of Coleridge Way were given a new sense of 
purpose and identity, with a well-designed modern building fronting onto it, in 
line with Policy SADM30.  

 
8.12 Whereas normally the front of a development is the only elevation that is seen 

by the public, in this case the development will be unusually exposed because 
the pedestrian alleys on either side, and the view of the site from Station Road 
across the open car park of Millar House, will mean that most of the 
development will be seen from all four directions.  The pre-application advice 
was that care should be taken to avoid any of the four elevations being blank, 
featureless or unwelcoming – which is best achieved by including windows or 
doors in those elevations.  The benefits of this approach are not only aesthetic 
- having windows facing over alleys and carparks also deters and reduces 
crime and antisocial behaviour.  The pre-application advice has been heeded, 
with all four of the elevations being active frontages in that they would have 
windows or balconies on the upper floors, and with ground floor doors and 
windows (protected by decorative hit and miss brickwork) on the western flank 
elevation that gives onto the side alley.   

 
8.13 While most of the neighbouring buildings to the west, the south and the east 

are characterised by pitched roofs, the flat roof that is proposed would not 
appear out of place because it would be a similar style to the new blocks of 



flats that were completed last year immediately to the north of this site at 
Millar House and Wesley House.  The flat roof will result in a development 
that appears less tall and overbearing towards its neighbours than it would 
have done if it had been designed with a pitched roof.  Elevation drawing 00-
200 shows that the development would be slightly shorter (by 1.6m) than the 
neighbouring block of flats at Oakwood House.    

 
8.14 The flat roof is to be a “green roof” (covered with sedum plants) which will 

contribute to the greening of the site – particularly given the fact that only 
small areas of open space would remain around the building and that these 
will have to be paved (see section 8.16 regarding drainage and 
contamination).  The flats on the upper floors of the neighbouring Millar House 
(to the north) will be looking down on this roof, and it will provide them with a 
more attractive view than a conventional asphalted roof would have done.  A 
flat roof of sedum plants does not require irrigation, and such a feature will 
benefit the site and the area by providing a habitat for insect and bird life, 
absorbing carbon dioxide and rainwater run-off, and helping to prevent heat-
absorption during hot weather.   

 
8.15 The proposal is to finish the building mainly in bricks, with horizontal concrete 

bands as a decorative feature between each storey.  Ideally, to create a 
harmonious street-scene, the bricks should be the same as have recently 
been used at Millar House to the north of this site: those are Himley Ash Grey 
(Ibstock) bricks or Bristol Brown (EH Smith) bricks; the former being the 
lighter of the two.  However a condition should not be applied that obliges a 
developer to buy bricks from a particular manufacturer, so similar alternatives 
may be acceptable.  This should be controlled by a condition.   

 
 
8.16 Drainage and contamination  
8.17 Usually the Council encourages the use of sustainable drainage (SuDS) 

measures to maximise the amount of surface water that is absorbed into the 
soil of the site itself, rather than discharging it to drains or watercourses, so as 
to avoid overloading those drains or causing flooding.  However in this case, 
because of the site’s history of potentially contaminative uses, SuDS would 
not be an appropriate strategy.  The land was remediated in 2012, but never 
the less it is possible that some contaminants might remain in the soil.  There 
is a culverted watercourse passing the northern boundary of the site, and it 
will be important to ensure that any rainwater to be discharged into that 
watercourse does not first come into contact with soil, so as to prevent 
contaminants from entering the watercourse.  To this end, the small areas of 
open space around the building should be paved, with no soft landscaping or 
permeable surfaces allowed.  This should be controlled by a condition, which 
should require the submission of a drainage plan for approval by the Council 
prior to the occupation of the new homes.   

 
8.18 The Council’s Environmental Health Officer specialising in contaminated 

land was consulted, and she provided the following comments on 
20.01.2020: 

 



 Environmental Health were informed of the voluntary remediation of 2 Gas 
Cottages, Station Road, Borehamwood back in February 2012 by National 
Grid Property Holdings Limited. Environmental improvement works were 
formulated to remove potentially environmental liability to a level at which the 
site would be suitable for existing residential end use in line with National Grid 
objectives. The remediation was undertaken on a voluntary basis as part of an 
ongoing programme of environmental improvement works for gasworks sites 
owned by National Grid. Planning permission was not required for these 
remediation works.  The validation report submitted to the Environmental 
Health department by the National Grid detailed that any future development 
at the site would need to consider: 
 
Residential tenant occupying the site. Private services servicing the property; 
the below ground culvert and storm water drain; LP gas mains crossing the 
site in the south eastern corner; and LP gas main and gas siphon valves 
present in the south western portion of the site. 
 
For this planning application the applicant has submitted a site investigation to 
the planning department. The site investigation report undertaken by Jomas 
Associates Ltd dated 27 February 2018 details that the site proposal indicates 
that the entirety of the site will remain covered by a combination of the 
proposed building footprint and hard surfacing. While this is the case, no 
formal remedial measures are considered necessary in terms of human 
health, as the building and hard surfacing are expected to provide a barrier to 
potential receptors. If any areas of soft landscaping are subsequently 
proposed it would be necessary to replace the soils with approximately 
450mm of imported clean topsoil, placed on a geotextile membrane.  The soil 
results also indicate that upgraded water supply pipework will be required.  
Therefore if soft landscaping is proposed remedial measures will be required 
and barrier water pipework needs to be installed. Therefore a remediation 
condition will be required to cover these two aspects. 
 
Any surface water drainage scheme should ensure that it is sealed to prevent 
contact with any contaminants left in situ before discharging in the local 
nearby watercourse. 

 
 End of comments from the Contaminated Land Officer. 
 
 
8.19 Quality of accommodation:  internal space standards  
8.20 The National Planning Policy Framework (2018) paragraph 127f and footnote 

46 state that new development should provide a high standard of amenity for 
existing and future users, and that “policies may…make use of the nationally 
described space standard, where the need for an internal space standard can 
be justified.” 

 
8.21 Such a justification exists in Hertsmere because the adopted Hertsmere Local 

Plan, Site Allocations And Development Policies Plan (adopted 2016) section 
2.23 states that standards of amenity in new residential development will be 
expected to comply with internal space standards, as set out in the Planning 



and Design Guide SPD.  That SPD is an adopted supplementary planning 
document, but the old internal space standards that it includes have been 
superseded by the government’s document Technical Housing Standards:  
Nationally Described Internal Space Standards, and those newer national 
standards are referred to in the emerging Planning And Design Guide Part D 
(Guidelines for High Quality Sustainable Development) supplementary 
planning document (consultation draft published in October 2016).  The 
government’s Nationally Described Internal Space Standards are therefore a 
material planning consideration in this case.  Those national standards require 
a minimum provision as set out in the following table:   

 
 

 Requirement Proposal  Complies? 

Duplex 1 
3-bedrooms  
4-people  
 
Total floorspace 

84m² for a property 
with internal stairs  

99m²  
 

Complies   

Duplex 1 
Bedroom 1 

11.5m² for double 11.8m²  
 

Complies   

Duplex 1 
Bedroom 2 

7.5m² for single 8.9m²  
 

Complies   

Duplex 1 
Bedroom 3 

7.5m² for single 9.4m²  
 

Complies   

Duplex 1 
Storage 

2.5m²  4.7m² total  
 

Complies   

Duplex 1 
Notes  

Ground floor living / kitchen / dining room will 
have limited daylight and sunlight, and little 
outlook as the north windows will face a fence 
at close quarters.   
 
Privacy & security will be protected, despite 
the west window being directly onto a public 
footpath, by hit and miss brickwork outside 
that window; however this will reduce natural 
light.   
 
Two of the bedrooms will have the use of 
balconies.   

The applicant has 
submitted an 
Internal Daylight 
Assessment by a 
specialist 
consultant, the 
finding of which is 
that levels of 
natural light on 
the ground floor 
would be within 
acceptable limits.   
 

    

Duplex 2 
3-bedrooms  
4-people  
 
Total floorspace 

84m² for a property 
with internal stairs  

87m²  
 

Complies   

Duplex 2 
Bedroom 1 

11.5m² for double 14m²  
 

Complies   

Duplex 2 
Bedroom 2 

7.5m² for single 7.6m²  
 

Complies   

Duplex 2 7.5m² for single 8.3m²  Complies   



Bedroom 3  

Duplex 2 
Storage 

2.5m²  3.3m² total   
 

Complies   

Duplex 2 
Notes  

Ground floor living / kitchen / dining room will 
have limited daylight and sunlight, and little 
outlook as the south windows will be beneath 
an overhang and facing parked cars at close 
quarters.   
 
Privacy & security will be protected, despite 
the west window being directly onto a public 
footpath, by hit and miss brickwork outside 
that window; however this will reduce natural 
light.   
 
Two of the bedrooms will have the use of 
balconies.   

The applicant has 
submitted an 
Internal Daylight 
Assessment by a 
specialist 
consultant, the 
finding of which is 
that levels of 
natural light on 
the ground floor 
would be within 
acceptable limits.   
 

    

Flat 3 
2-bedrooms  
3-people  
 
Total floorspace 

61m²  72m²  
 

Complies   

Flat 3 
Bedroom 1 

11.5m² for double 12.3m²  
 

Complies   

Flat 3 
Bedroom 2 

7.5m² for single 11.9m²  
 

Complies   

Flat 3 
Storage 

2m²  4.6m² total  
 

Complies   

Flat 3 
Notes  

This is the only flat that differs from the 
previous application 19/0819/FUL.  The 
difference is that the kitchen / living / dining 
room is small than in the previous scheme, to 
create space for a cycle store inside the 
building (in the previous scheme the cycle 
store was outdoors).   
 
The whole flat being on the ground floor, with 
an overhang above the southern windows, and 
with the northern and eastern windows facing 
fences and the southern windows facing 
parked cars at close quarters, there will be 
little outlook; although there will be a small 
patio outside the eastern windows. 
 
 

The applicant has 
submitted an 
Internal Daylight 
Assessment by a 
specialist 
consultant, the 
finding of which is 
that levels of 
natural light on 
the ground floor 
would be within 
acceptable limits.   
 

    

Flat 4 
3-bedrooms  
4-people  

74m²  86m²  
 

Complies   



 
Total floorspace 

Flat 4 
Bedroom 1 

11.5m² for double 14.2m²  
 

Complies   

Flat 4 
Bedroom 2 

7.5m² for single 12.2m²  
 

Complies   

Flat 4 
Bedroom 3 

7.5m² for single 9.4m²  
 

Complies   

Flat 4 
Storage 

2.5m²  3.6m² in total  
 

Complies   

Flat 4 
Notes  

Two of the bedrooms would have the use of a 
rear balcony.   
 
The living / kitchen / dining room would have a 
side window that should be controlled by a 
condition to ensure it is obscure to prevent 
overlooking of neighbours, but this would be 
only a secondary window and so it would not 
require an outlook as the room’s main window 
is in the front.   

Acceptable 

    

Flat 5 
2-bedrooms  
3-people  
 
Total floorspace 

61m²  71m²  
 

Complies   

Flat 5 
Bedroom 1 

11.5m² for double 9.9m²  
 

Complies   

Flat 5 
Bedroom 2 

7.5m² for single 8.9m²  
 

Complies   

Flat 5 
Notes  

The living room would have the use of a rear 
balcony.   

 

    

Flat 6 
2-bedrooms  
3-people  
 
Total floorspace 

61m²  71m²  
 

Complies   

Flat 6 
Bedroom 1 

11.5m² for double 14.7m²  
 

Complies   

Flat 6 
Bedroom 2 

7.5m² for single 8.7m²  
 

Complies   

Flat 6  
Storage 

2m²  4.4m² 
 

Complies   

Flat 6 
Notes  

The living room and rear bedroom would have 
the use of a rear balcony.   
The only rooms with side windows will be 
bathrooms, which will have obscurely glazed 
windows to prevent overlooking of private 

Acceptable  



gardens on Shelley Close.  Bathrooms (unlike 
bedrooms) do not need an outlook; but they 
will benefit from natural light and ventilation.   

    

Flat 7 
1-bedroom  
2-people  
 
Total floorspace 

50m²  50m²  
 

Complies (albeit 
narrowly)   

Flat 7 
Bedroom  

11.5m² for double 12.9m²  
 

Complies   

Flat 7 
Storage 

1.5m² 2m² Complies 

Flat 7 
Notes  

The living room would have the use of a front 
inset balcony.   
 

 

    

Flat 8 
2-bedrooms  
3-people  
 
Total floorspace 

61m²  81m²  
 

Complies   

Flat 8 
Bedroom 1 

11.5m² for double 14.9m²  
 

Complies   

Flat 8 
Bedroom 2 

7.5m² for single 12.2m²  
 

Complies   

Flat 8 
Storage 

2m²  3.6m² 
 

Complies   

Flat 8 
Notes  

The living room and one bedroom would have 
the use of a side balcony.   
  

 

    

Flat 9 
2-bedrooms  
3-people  
 
Total floorspace 

61m²  75m²  
 

Complies   

Flat 9 
Bedroom 1 

11.5m² for double 12.2m²  
 

Complies   

Flat 9 
Bedroom 2 

7.5m² for single 11.6m²  
 

Complies   

Flat 9 
Storage 

2m²  3.8m² 
 

Complies   

Flat 9 
Notes  

The living room and one bedroom would have 
the use of a side balcony, which would have a 
louvred screen to protect the privacy of 
neighbouring gardens on Shelley Close.  
 
One of the two bedrooms would have only 

The restricted 
outlook and light 
for the side 
bedroom is less 
than ideal; but as 
this is not the 



limited outlook and natural light because its 
sole window would be onto a balcony that 
would be fitted with a louvred side screen to 
protect the neighbours’ privacy.   

flat’s only 
bedroom, and as 
there would still 
be at least some 
outlook and light, 
it is considered 
that this does not 
amount to 
sufficient reason 
to justify the 
refusal of 
planning 
permission.  

 
 
8.22 Quality of accommodation:  daylight, sunlight and outlook 
8.23 Flat 3 will be a two bedroom apartment that will be entirely on the ground 

floor.  Units 1 and 2 will both be three bedroom duplex homes that will have 
their open-plan lounge / kitchen / dining rooms on the ground floor, but their 
bedrooms and bathrooms upstairs.   

 
8.24 The ground floor front windows of these three units will give onto the parking 

forecourt, and they will be located beneath an overhang 1.8m deep.  This 
overhang will partially block sunlight from the south from reaching those 
windows.  The outlook from those windows will be mainly of cars, which will 
be parked close to the windows.  There will be one more car in this case than 
there would have been under the previous proposal.  The ground floor 
windows in the west elevation, serving Units 1 and 2, will be covered by hit 
and miss brickwork (this is not indicated on the floorplan, but it is shown on 
the elevation drawing, and in the Design and Access Statement) which is 
intended to protect the privacy and security of the residents; but that will mean 
that daylight, sunlight and outlook from those side windows will be reduced.  
The rear ground floor windows of Units 1 and 3 will give onto a narrow patio 
that will be only one metre deep, and therefore those rear windows will face a 
fence at close quarters.  The side windows of Flat 3 (serving its living room 
and one bedroom) will face onto a side patio, but that will be narrow (between 
0.9m and 2m wide) so those windows will also have little outlook.  Units 1 and 
2, being duplexes, will at least enjoy good levels of natural light and outlook 
from their first floor bedrooms; but Flat 3 will be entirely on the ground floor.   

 
8.25 In considering the previous application, the Planning Officer raised these 

concerns with the applicant, who responded by commissioning a specialist 
Daylight and Sunlight Consultant (Tuffin Ferraby Taylor) to produce a report 
into the levels of natural light that would reach the ground floor rooms.  An 
updated version of this has now been submitted for this second application.  It 
does not address the issue of outlook.  The report concludes that all of the 
ground floor rooms would receive levels of natural light exceeding the 
minimum recommended in the best practice guidance that is published by the 
Building Research Establishment (BRE).   

 



 
8.26 Outdoor amenity space  
8.27 The Planning and Design Guide supplementary planning document was 

adopted in 2013 (a revised version was published for consultation in 2016 but 
it was not adopted, so it is the 2013 version that carries weight in decision 
making).  Its purpose is to supplement the policies of the Local Plan, which 
favour good design and sustainable design, by providing more detail on what 
the Council mean by good and sustainable design.   

 
8.28 It includes (in section 9.6.1, subsections m-n) guidance on the desirable 

provision of outdoor amenity space for new flats.  It suggests that 20 square 
metres be provided for 1 bedroom flats, with a further 10 square metres for 
each additional bedroom.   

 
8.29 There would be three dwellings on the ground floor:  Units 1 and 2 would be 

duplex units and Unit 3 would be a ground floor flat.  Unit 2 would have no 
outdoor amenity space on the ground floor, but it would have two front 
balconies on the first floor totalling 7.5m².  Unit 1 (a 3 bedroom home, hence 
requiring 40m² according to the SPD) would have a narrow rear patio of 
10.7m², plus another 8.3m² on a first floor rear balcony, making a total of 
19m².  Flat 3 (a 2 bedroom unit, hence requiring 30m² according to the SPD) 
would have a side and rear patio with an area of 28.5m², which at the rear 
would be one metre deep, but at the side it would be irregularly shaped, 
varying in width from one to two metres.  Of the three ground floor units 
therefore, all would fall short of the recommended minimum in the SPD; albeit 
Flat 3 would come close to meeting it.   

 
8.30 The other six flats would all be on the upper floors and all of them would have 

at least one balcony.  Flat 4 on the first floor would have a rear balcony of 
8.3m² and a front balcony of 3.5m².  On the second floor Flat 5 would have a 
rear balcony of 8.3m², Flat 6 would have a rear balcony of 8.3m², and Flat 7 
would have a front balcony of 5m².  On the third floor Flat 6 would have a side 
balcony of 18.8m² and Flat 9 would have a partially screened side balcony of 
11.5m².   

 
8.31 Section 9.6.1(n) of the SPD states that:  “the Council may take a more flexible 

approach in respect of higher density schemes of flats and maisonettes within 
town centres...  The Council will take into account… proximity to areas of 
public open space (and) the provision of private usable balconies.”   

 
8.32 In this case we should consider firstly that the proposal would be a dense 

flatted development that would be close to Borehamwood Town Centre and 
close to the station, and secondly that the Martin’s Walk recreation ground 
and children’s playground is located only two or three minutes’ walk from the 
site, adjacent to Shakespeare Drive.   

 
 
8.33 Parking, transport and highways  
8.34 The nine flats would be served by eight car parking spaces: one on the land to 

the side (accessed from Station Road, behind removable bollards), and the 



other seven on the forecourt (accessed from Coleridge Way) where they 
would be partly sheltered by the overhanging upper floors of the building.   

 
8.35 The National Planning Policy Framework 2019, Policy CS25 of the Core 

Strategy 2013, Policy SADM40 of the Site Allocations and Development 
Management Policies Plan 2016 and the Parking Standards supplementary 
planning document all seek to ensure that new development provides suitable 
access and parking provision.  

 
8.36 The application proposes to create a vehicular access with a dropped kerb 

from the end of Coleridge Way.  The comments that have been received from 
the Highway Authority (Hertfordshire County Council) stated that normally 
such a long dropped kerb would not be desirable, but in this location at the 
end of a cul de sac, with few pedestrians walking past it, they have no 
objection.   

 
8.37 The Parking Standards supplementary planning document (adopted July 

2014) sets out the following requirements in section 2, figure 1: 
 

1-bedroom dwelling: 1.5 car spaces required  
2-bedroom dwelling: 2 car spaces required  
3-bedroom dwelling: 2 car spaces required  

 
8.38 As this site is in Residential Accessibility Zone 3, a discount of up to half may 

be applied.  The proposal is 9 flats.  One of those would be a 1-bedroom flat, 
and the other 8 would have either 2 or 3 bedrooms.  Therefore the standard 
requirement would be 17.5 car spaces.  Rounded up to 18 and then 
discounted by half, that would make a requirement of 9 car spaces.  In 
addition the SPD (section 2.5, figure 2) states that for a development of 
between 5 and 10 dwellings, one more space for disabled users should be 
provided.  Therefore the total requirement according to the Parking Standards 
SPD is actually for 10 spaces: comprising 9 standard spaces and 1 disabled 
space.  The proposal is to provide 8 spaces in total; including one disabled 
space.   

 
8.39 When the previous application (19/0819/FUL which proposed 6 spaces for the 

9 flats) was considered by the Planning Committee in September 2019 the 
majority of members took the view that the requirements of the Parking 
Standards SPD should be adhered to, and for that reason they voted to refuse 
permission in that case.  The second application which is now before us 
proposes two more spaces: i.e. 8 spaces for the 9 flats.  However it would still 
be one space short as regards the standard requirement, or two spaces short 
taking the SPD’s requirement for an additional disabled space into account.   

 
8.40 This was, and remains, an issue on which the opinion of the Planning Officer 

differs from the view that was taken by the majority of the Planning Committee 
in that previous case; although it is recognised that the committee’s view 
constitutes the Council’s decision in that previous case, and that it is a 
material planning consideration in the current case.  As the appeal against 
that refusal is still pending, it remains to be seen what the view of the Appeal 



Inspector will be on this issue of parking provision.  Given that this is a highly 
sustainable location (three minutes’ walk from the railway station and the bus 
station and from Borehamwood town centre) and considering that the Parking 
Standards Supplementary Planning Document is a guidance document for the 
interpretation of policies in the Local Plan, rather than having the status of 
policy in its own right, it remains the opinion of the Planning Officer that a car-
light scheme is appropriate here because this site would be well located for 
car-free living.   

 
8.41 There is a Controlled Parking Zone in place to prevent the residents of the 

new dwellings from parking their cars on nearby streets at proscribed times 
(which are Mondays to Fridays 2pm-3pm).  Some objectors have pointed out 
that this is only a one hour restriction; but if a problem of inappropriate parking 
on the street were to arise it would be possible for the Council to consult local 
residents on whether they would like the hours of restriction to be extended.   

 
8.42 The National Planning Policy Framework 2019 states in paragraph 109 that 

“development should only be prevented or refused on highways grounds if 
there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.”   

 
8.43 The local highway authority is Hertfordshire County Council, and the following 

comments were included in the representation that was received from them:  
“The number of vehicle trips generated along Coleridge Way would be small 
and its impact on the road network will be minimal.  It is not considered likely 
that the development would be detrimental to highway safety or the free flow 
of traffic.” 

 
8.44 The County Council’s Highways Officer asked that a pre-commencement 

condition and three informative notes be attached to the decision notice if the 
application is approved.  The three informatives are included at the end of this 
report.  It is the opinion of the Planning Officer that the pre-commencement 
condition that the County Council requested, which would have required the 
submission of a Construction Management Plan for approval, would not be 
justified in this case.  As the building would almost fill the site, there is no 
need for the type of plan that is sometimes required for large sites showing 
where materials would be stored, where site offices and contractors parking 
would be located etc.  It is an offence to store items on the public highway or 
to obstruct or muddy it, and there are double yellow lines on the street 
outside, so there is no need for a planning condition to cover those issues.   

 
8.45 Car parking space 4 is labelled on the amended plan as being suitable for 

disabled users, as its doors will open onto the paved entrance to the building.  
A condition should require that this space be reserved for disabled users 
unless there are no residents with disabilities (as in that case the space would 
have to stand unused, which would be a waste).  Car parking space 7 is 
labelled as having an electric vehicle charging point, and this should be 
mandated by a condition.  

 



8.46 The parking plan (5286 00 002) shows that, in addition to the seven parking 
spaces on the forecourt, there is to be an eighth space at the northern end of 
the side alley: which is private land belonging to the site.  This car would 
come and go via Station Road, whereas the other cars would use Coleridge 
Way.  That alley has recently been resurfaced, protected by bollards at either 
end (which are removable and lockable) and a raised side footway has been 
installed along it.  The parking plan appears to show that a parked car in that 
location would almost fill the width of the alley, apart from the footway, but 
actually that is not the case.  The planning officer has witnessed and 
photographed a medium sized car being parked in that location, and saw that 
adequate space remained beside the car to allow pedestrians to pass by.  
The carriageway is 4.2m wide at that point, and the raised footway is another 
1.5m wide.   

 
8.47 For bicycle spaces the requirement (set out in the Parking Standards SPD) is 

for 1 long-term space per dwelling, plus 1 short-term (visitor) space per 5 
dwellings.  Therefore in this case the requirement is 9 long term spaces plus 1 
short-term space.  The proposal to provide 11 bicycle parking spaces (in an 
internal store) therefore complies with the guidance.   

 
 
8.48 Waste storage  

In 2019 the Council’s Waste Management team, in collaboration with the 
Planning department, published a new technical guidance document entitled 
Waste Storage In Residential Development:  Technical Guidance Document.  
The table below shows the waste storage capacity that is required by that 
document, compared to that which is proposed; and it can be seen that the 
proposal exceeds the minimum capacity that is required.   

 
 

Waste Type Required per flat  Required for 9 flats of 
this application  

Proposed 

General  240 litres  2,160 litres 4 x 1100 litres 
2 x 660 litres 
3 x 240 litres  
 
All in a gated 
bin shelter  

Food & garden  80 litres  720 litres   

Mixed recycling 240 litres  2,160 litres 

Paper  38 litres  342 litres  

Future space  55 litres  495 litres  

TOTAL  653 litres  5,877 litres  6,440 litres  

 
 
8.49 Protecting the privacy of neighbours  
8.50 This site’s relationship to neighbouring premises is unusual in that they face in 

various directions.  Although the development will stand side by side with the 
neighbouring houses to the east at 17-23 Shenley Road, it will face south 
whereas they face north.  The houses opposite at 79-85 Coleridge Way do 
not face in towards this site as one would normally expect, but rather they 
face south so that their private rear gardens and rear windows are opposite 
the front windows of the proposed development.   

 



8.51 The Planning and Design Guide supplementary planning document was 
adopted in 2013 (a revised version was published for consultation in 2016 but 
it was not adopted, so it is the 2013 version that carries weight in decision 
making).  Its purpose is to supplement the policies of the Local Plan, which 
favour good design and sustainable design, by providing more detail on what 
the Council mean by good and sustainable design.  It includes guidance on 
minimum separation distances to prevent unreasonable overlooking at close 
quarters of neighbouring residential premises’ private rear windows and 
gardens.  Section 9.2.2(e) states that:  “Where a proposed front or rear 
elevation within a new development containing windows to habitable rooms 
directly faces another front or rear elevation containing windows to habitable 
rooms...buildings should be a minimum of 20m apart.”  Section (c) suggests 
that the part of a rear garden that is within 3m of the house (typically the patio) 
is the most sensitive part of the garden, and that this should not be directly 
overlooked at close quarters.   

 
8.52 OPPOSITE NEIGHBOURS:  79-85 COLERIDGE WAY 
8.53 23m is the distance between the proposed front building line and the rear 

windows of the houses opposite at 79-85 Coleridge Way.  The SPD suggests 
a minimum separation distance of 20m.  Patios (i.e. the 3m closest to the 
house) should not be overlooked within 20m.  As the proposed distance would 
be 23m from building line to building line, that means the distance to the 
patios would be 20m, therefore the proposal complies with the minimum 
requirement.   

 
8.54 REAR NEIGHBOURS:  MILLAR HOUSE 
8.55 A flatted development was completed last year to the rear of this site.  The 

nearest block (Millar House - 6 storeys) has windows and balconies facing 
what would be the rear elevation of the proposed development on the 
application site.  However the two sites are well separated by Millar House’s 
car park.  The distance between the Millar House and the boundary with the 
application site is 49m, which is significantly more than the suggested 
minimum separation distance of 20m that is recommended in the Planning 
and Design Guide SPD.  That separation distance of 49m should be ample to 
ensure the privacy of the neighbours at Millar House.   

 
8.56 SIDE NEIGHBOURS TO THE EAST:  17-23 SHELLEY CLOSE  
8.57 The houses on Shelley Close would stand side by side with the proposed 

development, but separated by a public pedestrian alley (which is 5m wide 
including its own shrubbery).  They would face in different directions as the 
houses have their fronts facing North, whereas the development’s front would 
face south.  23 Shelley Close is the nearest house to the site.  It’s garden 
would not be overlooked because the development’s side windows would 
serve bathrooms, or else they would be secondary windows to habitable 
rooms that have other windows in the front or the rear, and therefore those 
side windows can all be obscurely glazed.  An exception is that Flat 9 would 
have a bedroom with its sole window being side-facing; but that would give 
onto a balcony which would have a louvred screen to prevent overlooking of 
the gardens of Shelley Close.   

 



8.58 SIDE NEIGHBOURS TO THE WEST:  OAKWOOD HOUSE 
8.59 Oakwood House is a block of flats (4 storeys including the attic storey) the 

front of which faces north (onto its own car park) as it is accessed from 
Station Road.  Its flank faces towards the application site, although the two 
buildings would be only partially level with each other.  The fenestration in the 
flank elevation of Oakwood House features only narrow windows, and these 
are already publicly visible to anyone walking down the pedestrian alleyway.   

 
8.60 The planning permission for Oakwood House was 14/0698/VOC (this was a 

variation of the previously approved TP/11/2320).  The floorplans of 
14/0698/VOC show that those narrow side windows are secondary windows 
for the living / kitchen / dining rooms, which have their main windows facing to 
the front or the rear (i.e. north or south).   

 
8.61 Although the proposed development and Oakwood House would have their 

front elevations facing in different directions (proposal to front south, Oakwood 
fronts north) it would be their flank elevations that would face each other.  The 
section of the adopted SPD covering secondary windows in side elevations is 
9.2.2(e) which suggests a minimum separation distance of 10m.  In this case 
the buildings would be separated by the width of the pedestrian alley (3.8m) 
and by a strip of landscaping within the curtilage of Oakwood House (3.5m) 
totalling 7.3m.   

 
 

8.62 Overshadowing of neighbouring premises  
8.63 The site is to the north of most of the houses on Coleridge Way – the only 

exceptions being the semi-detached pair 75 and 77 which are to the east of 

the site.  For most of the day the development’s shadow would be cast 

harmlessly to the north, where it would only affect the car-park of Millar 

House.   

 

 

8.64 Environmental sustainability   

8.65 The Environmental Health Officer specialising in contaminated land has 

advised that there should be no soft landscaping; but the fact that only a few 

square metres of open space would remain at the rear and on the right of the 

building makes it unlikely that any surface other than paving would have been 

feasible there anyway.  However the proposal is that the flat roof would be a 

“green roof” which would be covered with living sedum plants.  This will help 

to absorb rainwater run-off, to prevent heat absorption in hot weather, and to 

provide a habitat for birds and invertebrates.   

 

 

9.0   COMMUNITY INFRASTRUCTURE LEVY (CIL) 

9.1   The Community Infrastructure Levy (CIL) is a charge to support the delivery of 
funds to infrastructure in Hertsmere.  This scheme is liable for CIL because 



new dwellings are proposed (demolish 1 and build 9 = a net gain of 8 
dwellings).   

 
9.2 The site lies within CIL Area A, where the rate is £120 per square metre 

(index linked) based on the net increase of gross internal floor-space created.  
This application was accompanied by a CIL Additional Information Form, 
which states that no exemption is to be claimed.  The CIL Additional 
Information Form states that the existing gross internal floorspace is 132m² 
(all of which is to be demolished) and that the total gross internal floorspace 
that is proposed would be 697m² and that the net additional gross internal 
floorspace would therefore be 565m².   

 

 

10.0 AFFORDABLE HOUSING 

10.1 The proposal is for 9 homes, which would be a net gain of 8 homes, as one 

existing house would be demolished.  Although Policy CS4 (Affordable 

Housing) of the Hertsmere Local Plan Core Strategy 2013 states that 

affordable housing should be provided in developments of 5 or more homes, 

this policy should now be interpreted in the light of national guidance that has 

been issued by the government more recently in the National Planning Policy 

Framework 2019 (section 63 – see also its glossary defining major 

developments) stating that only major developments (i.e. with ten or more 

new homes) should be required to provide affordable housing.   

 

 

11.0   EQUALITIES AND DIVERSITY 

11.1   The Equality Act 2010 came into force in April 2011.  Section 149 of the Act 

introduced the public sector equality duty, which requires public authorities to 

have 'due regard' to the need to eliminate discrimination on the grounds of the 

relevant protected characteristics, namely: age, disability, gender 

reassignment, pregnancy and maternity, race, religion and belief, sex and 

sexual orientation, and to advance equality of opportunity.  In relation to this 

specific application due regard has been made to the protected 

characteristics, and it is considered that there would be no adverse impact 

caused following this development. 

 

 

12.0   CONCLUSION 

12.1   The proposed building is considered to be in keeping with the character of 
Station Road, as has been established by recent developments there at Millar 
House and Wesley House.  There would be no unreasonable threat to the 
amenity of neighbouring gardens of houses at Shelley Close, and the 23 
metre separation distance from the rear windows of the neighbours opposite 
at 79-85 Coleridge Way is sufficient to safeguard the privacy of their rear 
windows and patios.   

 



12.2 All of the proposed homes would comply with the Nationally Described 
Internal Space Standards.  Flat 3 would be smaller than in the previously 
refused scheme, but it would still be large enough to comply.  Evidence has 
been submitted to demonstrate that natural light levels on the ground floor 
would be adequate.  While outlook from the ground floor windows would be 
poor, given that two of the three dwellings affected will also have first floor 
rooms and given that the other dwelling will have some outlook (albeit limited) 
onto a side patio, it is considered that this does not amount to sufficient 
reason to justify a refusal of planning permission in this case.   

 
12.3 Although the number of car parking spaces proposed is below that which is 

recommended in the Parking Standards supplementary planning document, in 
view of the fact that the site is located in a sustainable location near 
Borehamwood Town Centre and the station, and as there are parking 
restrictions on the streets nearby to prevent inappropriate parking on the 
highway during restricted hours, Planning Officers consider that the proposed 
on-site parking provision (8 spaces for 9 flats) is adequate and that the 
development is unlikely to exacerbate problems of parking congestion on 
neighbouring streets.  However it is noted that the Council’s decision in the 
previous case (as per the majority vote of the Planning Committee in 
September 2019) was that the Parking Standards SPD should be adhered to, 
and that decision is a material consideration.   

 

 

13.0   RECOMMENDATION 

13.1   It is recommended that Planning Permission be granted, subject to conditions 

which are listed below.   

 

 

14.0  CONDITIONS  

   
 1.  

 
To commence within 3 years 
The development hereby permitted shall be begun before the expiration of 
3 years from the date of this permission. 
 
Reason:  To comply with the requirements of Section 91 of the Town and 
Country Planning Act 1990 (as amended). 

 
 2.  

 
Approved plans and documents  
The development hereby permitted shall be carried out in accordance with 
the following approved plans and documents: 
 

 Cover letter dated 22 Dec 2019 (serves as a planning statement)   

 Design & Access Statement by White Red Architects, dated Dec 2019  

 Internal Daylight Assessment by Tuffin Ferraby Taylor (amended 
version received Feb 2020) 

 Transport Statement by TTP Consulting, dated Dec 2019  

 Utilities and servicing statement by Ardent Consulting Engineers, ref 
180780-01, dated May 2018 



 Utility GPR survey  

 Geo-Environmental & Geotechnical Assessment (Ground 
investigation) report by Jomas Associates Ltd dated 27 Feb 2018 

 Drawing 5286 01 001 – Existing block plan   

 Drawing 5286 01 100 – Existing floor plans  

 Drawing 5286 01 200 / P1 – Existing south & east elevations   

 Drawing 5286 01 201 / P1 – Existing north & west elevations   

 Drawing 5286 00 001 / P1 – Proposed block plan (amended version 
received 31.01.2020) 

 Drawing 5286 00 002 – Proposed parking plan (amended version 
received 31.01.2020) 

 Drawing 5286 00 100 / P1 – Proposed ground floor plan (amended 
version received 31.01.2020) 

 Drawing 5286 00 101 / P1 – Proposed first floor plan   

 Drawing 5286 00 102 / P1 – Proposed second floor plan   

 Drawing 5286 00 103 / P1 – Proposed third floor plan   

 Drawing 5286 00 104 / P1 – Proposed roof plan   

 Drawing 5286 00 200 / P1 – Proposed south and north elevations  

 Drawing 5286 01 201 / P1 – Proposed west and east elevations  
 
Reason:  For the avoidance of doubt and in the interests of proper 
planning. 

 
 3.  

 
Privacy: windows, balcony, roof  
The flat roof of the building shall not be used as a terrace or outdoor 
amenity space.  There shall be no external windows, doors or other 
openings included in the development, other than those that are shown on 
the drawings that are hereby approved.  The upper floor windows in the 
eastern flank elevation (i.e. facing the neighbouring houses on Shelley 
Close) that are listed as follows shall be obscurely glazed, and no parts of 
those windows shall be capable of being opened other than parts which 
are at least 1.7 metres above the floor of the room in which they are 
installed.  These are the side window of the living room of Apartment 4 on 
the first floor, the two bathroom windows of Apartment 6 on the second 
floor and a bathroom window of Apartment 9 on the third floor.  The side-
facing windows of the bedroom and the living room of Apartment 9 on the 
third floor may be clear and openable, but the balcony onto which they 
look shall be fitted with a louvred screen at least 1.7m high, on which the 
louvres shall be permanently fixed at an angle to prevent overlooking of 
the neighbouring rear gardens of houses on Shelley Close; and that 
screen shall be permanently retained as such. 
 
Reason: To prevent unacceptable overlooking of the private rear gardens 
of the neighbouring residential premises on Shelley Close, pursuant to 
Policy SADM30 (Design Principles) of the Hertsmere Local Plan: Site 
Allocations and Development Management Policies Plan 2016. 

 
 4.  

 
Materials & green roof 
No construction work shall commence above the level of the damp-course 



until details of the external finishing materials that are listed as follows 
have been submitted to and approved in writing by the Local Planning 
Authority.  Physical samples of the proposed bricks shall be submitted - 
unless they are Himley Ash Grey by Ibstock or Bristol Brown by EH Smith, 
in which case they may be used without any submission being required.  
Details (which may either be physical samples or illustrated documents 
including specifications and photographs) shall be submitted for approval 
of the proposed expressed concrete slabs forming the decorative 
horizontal banding between storeys, the balcony balustrades, the window-
frames and the depths of their reveals, the external doors, the paving 
(which should be non-permeable as per Conditions 7 and 8), the rainwater 
goods, the boundary treatments (including their height and materials) and 
the finishing materials for the refuse bin store.  The flat roof of the building 
shall be covered in living sedum plants, as proposed in the application 
(proposed roof plan 00-104 rev P1). 
 
Reason:  To ensure that the finished appearance of the development will 
enhance the character and visual amenities of the area.  Also, in the case 
of the sedum roof, to ensure that the development is environmentally 
sustainable and beneficial to wildlife and that the rate at which rainwater 
runs off the roof will be reduced so as to minimise the risk of flooding or 
overloading watercourses.  Pursuant to Policies SADM3 (Residential 
Developments), SADM30 (Design Principles) and SADM17 (Water Supply 
and Waste Water) of the Site Allocations and Development Management 
Policies Plan 2016, and to Policies SP1 (Creating Sustainable 
Development) and CS22 (Securing a High Quality and Accessible 
Environment) of the Hertsmere Core Strategy 2013.  The reason why 
Himley Ash Grey (Ibstock) bricks or Bristol Brown (EH Smith) bricks may 
be used without the need for further approval is that these are the bricks 
in which the nearest block (Millar House) of the adjacent flatted 
development has been finished (Himley Ash Grey being the lighter of the 
two) and it is considered that the use of the same bricks would be 
appropriate on this development as it would result in a harmonious street-
scene in which the neighbouring blocks of flats would appear well co-
ordinated with each other. 

 
 5.  

 
Parking spaces & cycle store  
None of the flats shall be occupied until the eight car parking spaces have 
been provided as per the approved plans (those spaces shall thereafter 
be retained for the use of the residents of this development) and until the 
cycle parking store has been provided (which shall thereafter be retained 
for the use of the residents).  Car parking space 4 (adjacent to the 
entrance) shall be reserved for disabled users unless there is no disabled 
person occupying any of the flats.  Space 7 shall have a charging point 
installed for the charging of electric vehicles.   
 
Reason:  To provide off street parking spaces and cycle spaces, pursuant 
to Policy SADM40 (Highway and Access Criteria for New Development) of 
the Hertsmere Local Plan Site Allocations and Development Management 
Policies Plan 2016. 



 
 6.  

 
Alley  
The alley which runs down the western side of the site, connecting 
Coleridge Way with Station Road, shall be retained for the use of 
pedestrians as (although it is private land, forming part of the site) it is an 
established route for members of the public on foot.  This land shall not be 
used as a vehicular through-route (although the single parking space that 
is proposed on the northernmost part of this land is hereby allowed) and 
bollards shall be retained across at least one end of the alley to prevent its 
use as a vehicular through-route.  While the construction works are 
underway this alley shall not be obstructed to the extent that pedestrians 
would be unable to pass down it.   
 
Reason:  To ensure that the development does not result in an 
established pedestrian route being blocked that has long been used by 
the general public for access between Coleridge Way and the Town 
Centre and the station - given that the only alternative route would involve 
a considerable diversion and inconvenience to members of the public; 
pursuant to Policy CS26 (Promoting Alternatives to the Car) of the 
Hertsmere Core Strategy 2013. 

 
 7.  

 
Surface Water Drainage Scheme and Impact Study to be submitted   
No development, other than demolition and site clearance, shall take 
place before a Surface Water Drainage Scheme and Impact Study has 
been submitted to and approved in writing by the Local Planning 
Authority.  In view of the history of contaminating uses on this land, the 
Surface Water Drainage Scheme and Impact Study should be designed 
not only to prevent flooding locally and downstream of the culverted 
watercourse that is located on the northern boundary, but also to prevent 
any surface water from coming into contact with the soil before it leaves 
the site (to which end there should be no permeable paving or soft 
landscaping on the site).  None of the dwellings shall be occupied until the 
Surface Water Drainage Scheme and Impact Study has been approved in 
writing and until it has been implemented in accordance with the approved 
details.   
 
Reason:  To ensure that the proposed development does not overload the 
existing drainage system resulting in flooding and/or surcharging.  Also to 
ensure that any current flooding to property downstream of the 
development is not exacerbated.  Also (given the history of contaminating 
uses on the land) to ensure that any rainwater discharged from the site to 
drains, sewers or watercourses will not have come into contact with the 
soil, as this could result in contaminants entering a watercourse.  To 
comply with Policies SADM13, SADM14, SADM15 and SADM20 of the 
Site Allocations and Development Management Policies Plan 2016 and 
Policy CS16 of the Hertsmere Core Strategy 2013. 

 
 8.  

 
Contaminated land 
The water supply pipe to the development shall be barrier-protected.  
There shall be no soft landscaping on the site, and any paving shall be of 



a non-permeable type.   
 
Reason:  To ensure that the water supply is not affected by any residual 
contaminants that might remain in the soil, and to ensure that any 
rainwater that is discharged to drains or watercourses will not first come 
into contact with any soil in which contaminants might remain.  Pursuant 
to Policy SADM21 (Hazardous Substances) of the Hertsmere Local Plan 
Site Allocations and Development Management Policies Plan 2016. 

 8.  Piling method Statement 
No piling shall take place until a Piling Method Statement (detailing the depth 
and type of piling to be undertaken and the methodology by which such piling will 
be carried out, including measures to prevent and minimise the potential for 
damage to subsurface sewerage infrastructure, and the programme for the 
works) has been submitted to and approved in writing by the local planning 
authority, in consultation with Thames Water. Any piling must be undertaken in 
accordance with the terms of the approved piling method statement. 

 
Reason:  The proposed works will be in close proximity to underground 

sewerage utility infrastructure. Piling has the potential to significantly impact or 
cause failure of local underground sewerage utility infrastructure.  This condition 
is applied at the request of Thames Water. 

 
 
15.0 GENERAL REASONS FOR GRANTING PERMISSION 
    
 1.
  

This application has been recommended for approval for the following 
reasons.  The proposed building is considered to be well designed and in 
keeping with the emerging character of Station Road, as established by 
recently completed developments there at Millar House and Wesley 
House.  There will be no unreasonable threat to the amenity of 
neighbouring gardens of houses at Shelley Close, and the 23 metre 
separation distance from the rear windows of the neighbours opposite at 
79-85 Coleridge Way is sufficient to safeguard the privacy of their rear 
windows and patios.  All of the proposed homes will comply with the 
Nationally Described Internal Space Standards.  Evidence has been 
submitted to demonstrate that natural light levels on the ground floor will 
be adequate.  While outlook from the ground floor windows will be poor, 
given that two of the three dwellings affected will also have first floor 
rooms, and given that the other dwelling will have some outlook (albeit 
limited) onto a side patio, it is considered that this does not amount to 
sufficient reason to justify a refusal of planning permission in this case.  
Although the number of car parking spaces proposed is below that which 
is recommended in the Parking Standards supplementary planning 
document (8 spaces rather than 9) in this case, given that the site is 
located in a sustainable location near Borehamwood Town Centre and the 
station, and as there are parking restrictions on the streets nearby to 
prevent inappropriate parking on the highway during restricted hours, 
Planning Officers consider that the proposed on-site parking provision is 
adequate and that it is unlikely to exacerbate problems of parking 
congestion on neighbouring streets. 

  



  
16.0 INFORMATIVES 
   
 1.  

 
Committee report is published 
The planning officer's report to the Planning Committee is available to 
view on the Council's website.  It sets out in detail how the application has 
been considered.  The minutes of the committee meeting are also 
published; and for six months following the date of the meeting video 
webcast footage of the meeting will also be available to view on the 
website. 

 
 2.  

 
Numbering and naming  
This development will involve the numbering of properties. The applicant 
must apply to the Borough Council's Street Naming and Numbering 
Section before any number or name is used. This is a requirement of the 
Public Health Act 1925 (sections 17-19) and Town Improvement Clauses 
Act 1847 (Section 64-65). 

 
 3.  

 
New highway access / vehicles crossover  
The applicant is advised that the construction of the access and 
associated road alterations must be undertaken to the satisfaction and 
specification of the Highway Authority, and by a contractor who is 
authorised to work in the public highway. Before works commence the 
applicant will need to apply to the Highway Authority (Hertfordshire 
County Council) to obtain their permission. Further information is available 
via the website https://www.hertfordshire.gov.uk/services/highways-roads-
and-pavements/business-anddeveloperinformation/development-
management/highways-developmentmanagement.aspx or by telephoning 
0300 1234047. 

 
 4.  

 
Obstruction of public highway land 
It is an offence under section 137 of the Highways Act 1980 for any 
person, without lawful authority or excuse, in any way to wilfully obstruct 
the free passage along a highway or public right of way. If this 
development is likely to result in the public highway or public right of way 
network becoming routinely blocked (fully or partly) the applicant must 
contact the Highway Authority to obtain their permission and requirements 
before construction works commence. Further information is available via 
the website https://www.hertfordshire.gov.uk/services/highways-roads-
and-pavements/business-anddeveloper-information/business-
licences/business-licences.aspx or by telephoning 03001234047. 

 
 5.  

 
Mud on highway 
It is an offence under section 148 of the Highways Act 1980 to deposit 
mud or other debris on the public highway, and section 149 of the same 
Act gives the Highway Authority powers to remove such material at the 
expense of the party responsible. Therefore, best practical means shall be 
taken at all times to ensure that all vehicles leaving the site during 
construction of the development are in a condition such as not to emit 
dust or deposit mud, slurry or other debris on the highway. Further 



information is available via the website 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/highwaysroads-and-pavements.aspx or by telephoning 0300 
1234047. 

 
 6.  

 
Watercourse  
There is an ordinary watercourse running along the northern boundary of 
the site, Hertsmere Borough Council's Land Drainage Byelaws 1998 
apply, which state that there should be no building works undertaken 
within nine metres of the watercourse except with the consent of 
Hertsmere Borough Council in their capacity as the Land Drainage 
Authority.  It should be noted that obtaining such consent is separate from 
the Planning process, and that planning permission does not constitute 
the necessary consent under the terms of the byelaw. 

 
 7.  

 
Cadent Gas 
The following informative note is applied at the request of Cadent Gas.  
Cadent have identified operational gas apparatus within the application 
site boundary.  This may include a legal interest (easements or 
wayleaves) in the land which restricts activity in proximity to Cadent 
assets in private land.  The Applicant must ensure that proposed works do 
not infringe on Cadent's legal rights and any details of such restrictions 
should be obtained from the landowner in the first instance.  If buildings or 
structures are proposed directly above the gas apparatus then 
development should only take place following a diversion of this 
apparatus.  The Applicant should contact Cadent's Plant Protection Team 
at the earliest opportunity to discuss proposed diversions of apparatus to 
avoid any unnecessary delays.  If any construction traffic is likely to cross 
a Cadent pipeline then the Applicant must contact Cadent's Plant 
Protection Team to see if any protection measures are required.  All 
developers are required to contact Cadent's Plant Protection Team for 
approval before carrying out any works on site, and ensure that 
requirements are adhered to. 

 

 

17.0 CASE OFFICER  

 

Max Sanders, Senior Planning Officer 

e-mail address:  max.sanders@hertsmere.gov.uk 

 


